
GOVERNMENT O F  THE DISTRICT O F  COLUMBIA 
B O A R D  OF ZONING ADJUSTMENT 

A p p l i c a t i o n  N o .  14108, of  Bacon House, p u r s u a n t  t o  Paragraph  
8207.11 of t h e  Zoning R e g u l a t i o n s ,  f o r  a v a r i a n c e  from t h e  
p a r k i n g  r e q u i r e m e n t s  (Sub-sec t ion  7 2 0 2 . 1 )  f o r  a proposed 
conve r s ion  of t h e  s u b j e c t  p remises  t o  n o n - p r o f i t  o f f i c e s  and 
an  a d d i t i o n  t h e r e t o  i n  a C-3-C Dis t r ic t  a t  p remises  1801 F 
S t r e e t ,  N.W. ,  (Square 1 4 2 ,  L o t  2 4 ) .  

HEARING DATE: March 1 8 ,  1984 
D E C I S I O N  DATE: March 1 8 ,  1984 (Bench Dec i s ion )  

F I N D I N G S  OF FACT: 

1, T h e  s u b j e c t  s i t e  i s  l o c a t e d  on t h e  no r thwes t  c o r n e r  
of t h e  i n t e r s e c t i o n  o f  1 8 t h  and F S t r e e t s ,  N,W. and i s  known 
as p remises  1800 F S t r e e t ,  N O W .  I t  i s  i n  a C-3-C D i s t r i c t .  

2. The l o t  c o n t a i n s  13,518 s q u a r e  f e e t  i n  a r e a .  The 
l o t  w id th  i s  131.25 f e e t .  The g r o s s  f l o o r  area p e r m i t t e d  i s  
87,867 s q u a r e  f e e t .  The s t r u c t u r e  i n c l u d i n g  t h e  rear 
a d d i t i o n  w i l l  p r o v i d e  o n l y  1 4 , 7 7 2  s q u a r e  f e e t  o f  g r o s s  f l o o r  
area. 

3. The s i t e  o f  t h e  s u b j e c t  Bacon House and i t s  ga rdens  
w a s  purchased  i n  1825 by Tobias  L e a r ,  t h e  p r i v a t e  s e c r e t a r y  
and nephew-by-marriage t o  P r e s i d e n t  George Washington. I n  
1825, a 4 7 . 2  f o o t  by 45.1 f o o t  Flemish bond b r i c k  r e s i d e n c e  
w a s  c o n s t r u c t e d .  The house o r i g i n a l l y  c o n s i s t e d  of an 
e n g l i s h  basement and a two-and-one-half s t o r y  g a b l e  roo f  
s t r u c t u r e .  I n  1835, t h e  house w a s  bought  by M r ,  and Mrs. 
W i l l i a m  Thomas Carro l l .  

4 .  O r i g i n a l l y  t h e  basement ,  o r  ground f l o o r ,  w a s  t w o  
t o  t h r e e  f e e t  i n  t h e  ground,  w i t h  t h e  garden  b e i n g  a t  t h e  
same g rade  as  t h e  s t reet  and s idewa lk ,  When p u b l i c  improve- 
ments t o  t h e  c i t y  w e r e  made i n  t h e  second h a l f  of t h e  
1 9 t h  Century ,  t h e  s t reet  g r a d e  w a s  c u t  down so f a r  t h a t  t h e  
basement i s  now seven  f e e t  above t h e  s idewa lk ,  and t h e  
ga rdens  are approximate ly  t e n  f e e t  above t h e  s t reet .  I t  w a s  
t h e n  n e c e s s a r y  t o  c o n s t r u c t  r e t a i n i n g  wa l l s  abou t  f o u r  f e e t  
h i g h  a t  t h e  s idewa lk  t o  s u p p o r t  t h e  house and ga rdens .  A t  
t h e  t i m e ,  a new f r o n t  en t r ance  w a s  c r e a t e d  a t  t h e  basement 
and t h e  s t a i r s  and o r i g i n a l  f r o n t  d o o r s  w e r e  r e p l a c e d  by a 
t w o  s t o r y  p r o j e c t i n g  bay. A t  t h e  same t i m e ,  t h e  p r e s e n t  t e n  
f o o t  wide cobbled  ramp w a s  c o n s t r u c t e d  a l l o w i n g  access t o  
t h e  rear c o u r t  and service b u i l d i n g s  from 1 8 t h  S t r e e t .  
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5. In 1896, the site was purchased by Supreme Court 
Justice Plelville Fuller who added the fourteen foot wide 
service wing which borders the enclosed English garden. 

6. In 1 9 1 1 ,  Alice Cornelia Thaw remodeled and improved 
the interior of the house and stables. Also, new plumbing 
and electric lights were installed. 

7 .  In 1935 ,  the house was bought by Congressman and 
Mrs. Robert Low Bacon. 

8. On July 26, 1 9 7 3 ,  the subject site was placed, as a 
Category I1 Landmark, on the National Register for Historic 
Places maintained by the Department of Interior. 

9. On June 3 0 ,  1 9 7 7 ,  Pks. Bacon entered a historic 
preservation covenant with the District of Columbia for 
twenty years, which provides for a real property tax 
reduction. This covenant does not permit, without written 
approval of the Director of the Department of Housing and 
Community Development or designee, any construction, 
alteration, or remodeling to change the exterior of the 
site or its interior which would affect in any way its 
exterior structure or appearance, or the grounds, or 
improvements included in the site. 

10. On July 20, 1 9 7 7 ,  P4rs. Bacon entered into a 
scenic, open space and architectural facade easement with 
the National Trust for Historic Preservation. 

11. The Bacon House Foundation, a nonprofit 
corporation, was established in 1 9 7 5 .  The purpose of the 
Bacon House Foundation is to increase international 
understanding through a variety of educational programs and 
discussions among foreign policy professionals and world 
leaders . 

12. The applicant now plans to restore the house, 
reserving the main floor with its drawing rooms and dining 
rooms for conferences, luncheons, dinners, receptions and 
intimate discussion groups held by Bacon House or other 
organizations. The remainder of the building, totaling 
approximately 8,000 square feet, will be leased for use by 
nonprofit groups. 

1 3 .  The conversion to non-profit offices is a permitted 
use in the C-3-C District and is n o t  an issue before the 
Board. 

14. Under the Zoning Regulations, six parking spaces 
are required to serve the proposed use. The applicant seeks 
a variance from the on-site parking requirements. 
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15. The subject site is totally surrounded by office 
buildings built to the maximum envelope and offering very 
little amenity to the public. The entire northern side is a 
commercial office building bordering the garden and service 
buildings and going all the way to G Street, M . W .  To the 
west is the new office building of the Organization of 
American States, (OAS) beginning at the garden and continu- 
ing to 19th Street. Across F Street, the entire block is 
occupied by the General Services Administration headquarters. 
To the east, across 18th Street are new high rise commercial 
office buildings. Just beyond these closest buildings are 
the high rise offices of the Federal Home Loan Bank Board, 
the International Monetary Fund and the World Bank, among 
others. 

16. The proposed restoration of this historic landmark 
requires that the exterior and grounds be restored and 
maintained as the ensemble created by Jules Henri de Sibour 
in 1911. The garden courtyard, street plantings, trees and 
the building exteriors are considered inviolable. The 
interior of the residence is similarly considered to be of 
such importance that it will be restored precisely to the 
final appearance given it in 1911 by de Sibour, who main- 
tained and incorporated all the elements of the 1825 residence 
as well as the 19th century additions of its subsequent 
residents. The restoration will exhibit all of its relative 
associations from George Washington to the present day. 
Virginia Murray Bacon's furnishings will be returned to 
their former locations, and the house will appear exactly as 
she knew it. What had been bedrooms will contain a desk 
instead of a bed, but will otherwise remain as they were. 

17. In the stables, carriage house, service rooms and 
servants apartments, only the 19th century horse stalls are 
of interest and they have been restored as offices and 
conference area. The rest of the interiors have no 
historical or architectural significance, and those have 
been remodelled as contemporary office space. 

18. Bacon House requires a variance from the parking 
requirement because of its exceptional and unusual situation. 
Bacon House is a National Historic Landmark. It is a 
Category I1 Landmark in the District of Columbia. Bacon 
House is listed on the National Register of Historic Places 
where its statement of significance notes that it "contributes 
significantly to the cultural heritage and visual beauty of 
the District of Columbia." 

19. In seeking a building permit for the restoration of 
these historic structures, the Bacon Foundation presented 
plans incorporating the required parking spaces. These 
plans provided an access driveway and parking lot in the 
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e x i s t i n g  ga rden ,  t h e  o n l y  undeveloped area on t h e  l o t .  The  
p l a n s  w e r e  rejected because  of t h e  obvious  d e s t r u c t i o n  t h a t  
would r e s u l t .  

2 0 .  For t h e  D i s t r i c t  o f  Columbia t o  r e q u i r e  t h e  p a r k i n g  
w i l l  mean t h e  d e s t r u c t i o n  of t h o s e  same e l emen t s  t h a t  t h e  
D i s t r i c t  has a g r e e d  by covenant  t o  a c c e p t  and p r o t e c t ,  To  
l e a v e  t h e  s i t e  a l o n e  means t o  conform t o  t h e  D i s t r i c t ' s  
r equ i r emen t  t o  p r o t e c t  and m a i n t a i n  t h e  g a r d e n s ,  b u t  no 
p e r m i t  can be a c q u i r e d  f o r  r e s t o r a t i o n  because  there i s  no 
p a r k i n g  s u p p l i e d  on s i t e  a s  r e q u i r e d .  

2 1 .  There i s  a p r a c t i c a l  d i f f i c u l t y  t h a t  p r e c l u d e s  t h e  
i n t r o d u c t i o n  o f  p a r k i n g  on t h i s  s i t e .  F i r s t ,  t h e r e  can  be 
no l e g a l  p a r k i n g  i n  t h e  former s e r v i c e  c o u r t ,  because  t h e  
1 9 t h  c e n t u r y  cobbled  ramp from 1 8 t h  Street  i s  o n l y  t e n  f e e t  
w i d e ,  and t h e  Regu la t ions  r e q u i r e  a f o u r t e e n  foo t  w i d e  
dr iveway.  To  widen t h e  ramp means t h e  d e s t r u c t i o n  of wa l l s ,  
g a t e s ,  and t rees  t h a t  are protected by covenant .  Fur thermore ,  
it i s  n o t  p o s s i b l e  t o  a c h i e v e  t h e  minimum l e g a l  ramp g rade .  
I t  i s  n o t  p o s s i b l e  t o  a c h i e v e  t h e  minimum l e g a l  t u r n i n g  
r a d i u s  r e q u i r e d  t o  g a i n  access t o  t h e  p a r k i n g .  F i n a l l y ,  it 
i s  i l l e g a l  t o  p a r k  c l o s e r  t h a n  t e n  f e e t  t o  t h e  b u i l d i n g s .  
T h e r e f o r e  t h e  R e g u l a t i o n s  p r e v e n t  any l e g a l  p a r k i n g  i n  t h i s  
area . 

2 2 .  A s  f o r  t h e  g a r d e n ,  it i s  t e n  f e e t  above F S t ree t ,  
which i s  t h e  o n l y  s t reet  from which access can  b e  ga ined .  
T h i s  would r e q u i r e  a f o u r t e e n  f o o t  w i d e  ramp beg inn ing  a t  
t h e  s idewalk  a t  t h e  f a r  southwes t  c o r n e r  o f  t h e  ga rden ,  
c u t t i n g  th rough  t h e  lower r e t a i n i n g  w a l l s ,  t h e n  t h e  garden  
w a l l s ,  and ,  assuming t h e  maximum allowable g r a d e  would b r i n g  
t h e  au tomobi l e s  t o  t h e  garden  g r a d e  n e a r  t h e  n o r t h  end of 
t h e  garden .  T h i s  would a l so  mean unde rp inn ing  and 
r e i n f o r c i n g  t h e  new w a l l s  o f  t h e  OAS complex as w e l l  a s  t h e  
1 9 t h  c e n t u r y  garden  w a l l s  o f  Bacon House t o  t h e  d e p t h  of  
b e t t e r  t h a n  t h i r t y  f e e t ,  a l o n g  t h e  e n t i r e  e x t e n t  o f  t h e  
e i g h t y - f o u r  f o o t  l ong  ramp. T h i s  unde rp inn ing  and 
r e i n f o r c i n g  would cost  many hundreds of thousands  of  
d o l l a r s ,  i f  it i s  a t  a l l  p o s s i b l e .  Fur thermore ,  i f  t h e  
minimum a l l o w a b l e  t u r n i n g  r a d i u s  i s  used  t o  g i v e  access t o  
t h e  minimum allowable cor r idor ,  t h e n  a l l  s i x  p a r k i n g  s p a c e s  
are i l l e g a l  because  t h e  au tomobi l e s  are  e i t h e r  closer t o  t h e  
b u i l d i n g s  t h a n  t h e  minimum d i s t a n c e  allowed by code, o r  t h e  
a u t o m o b i l e ' s  r e q u i r e d  p a r k i n g  area,  n i n e t e e n  f e e t  by n i n e  
f e e t ,  i n t r u d e s  on t h e  d r i v i n g  l a n e .  I f  t h e  cars are h e l d  
back from t h e  w a l l ,  t h e  minimurn d i s t a n c e  a l lowed ,  t h e y  
i n t r u d e  m o r e  i n  t h e  d r i v i n g  l a n e  o r  t h e  t u r n i n g  r a d i u s  must 
b e  less t h a n  t h e  minimum a l lowed.  E i t h e r  way, t h e  p a r k i n g  
does  n o t  comply w i t h  t h e  Regu la t ions .  

2 3 ,  The end r e s u l t  i s  t h e  d e s t r u c t i o n  of a N a t i o n a l  
H i s t o r i c  S i t e ,  and a v i o l a t i o n  of t h e  covenant  and easement  
which t h e  D i s t r i c t  h o l d s .  E i t h e r  way, it means t h e  loss  o f  
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twe lve  of t h e  s i x t e e n  mature  trees on t h e  s i t e ,  and t h e  
paving  of n i n e t y  p e r c e n t  o f  t h e  ga rden ,  and t h e  loss  t o  t h e  
c i t y  o f  a t  l ea s t  two, and pe rhaps  t h r e e ,  of  t h e  c u r b s i d e  
metered  s p a c e s  where t h e  cu rb -cu t  would o c c u r .  Thus, it i s  
i m p o s s i b l e  t o  comply w i t h  t h e  r equ i r emen t  t h a t  s i x  p a r k i n g  
s p a c e s  be  s u p p l i e d  on s i t e .  

2 4 .  The a p p l i c a n t  s e x p e r t  t r a f f i c  w i t n e s s  t e s t i f i e d  
t h a t  t h e  proposed  development would have no a d v e r s e  impact  
on t h e  neighborhood i n  t e r m s  o f  p a r k i n g  or  t r a f f i c .  There 
i s  p a r k i n g  f o r  t h e  p u b l i c  a v a i l a b l e  o n - s t r e e t ,  w i t h  meters 
on b o t h  1 8 t h  S t r e e t ,  s o u t h  of  F S t r e e t ,  and F S t r e e t ,  east  
and w e s t  of 1 8 t h  S t r e e t .  There are t w o  g a r a g e s  w i t h i n  a 
h a l f  b l o c k  o f  t h e  Bacon House, on 1 8 t h  S t r e e t  n o r t h  o f  F 
S t r e e t .  Both o f  t h e s e  g a r a g e s  have monthly s p a c e s  a v a i l a b l e ,  
as  w e l l  a s  s h o r t - t e r m  spaces .  The a p p l i c a n t  has  r e c e i v e d  a 
l e t t e r  o f  i n t e n t  from C o l o n i a l  Pa rk ing  a g r e e i n g  t o  make 
a v a i l a b l e  s i x  p a r k i n g  s p a c e s  f o r  i t s  use .  

25. The s i t e  a l s o  h a s  good a c c e s s i b i l i t y  t o  p u b l i c  
t r a n s p o r t a t i o n .  The F a r r a g u t  West Metrorail  s t a t i o n  i s  
t h r e e  b l o c k s  t o  t h e  n o r t h  a t  I S t r e e t ,  a f i v e  minute  w a l k  
from t h e  s i t e .  Metrobuses 52 ,  54,  8 1  and M5 p a s s  t h e  s i t e .  
Within two b l o c k s  t h e r e  are  e l e v e n  more Metrobus r o u t e s :  31,  
32,  34, 36, 37, 8 0 ,  P 1 7 ,  H 1 ,  P 1 ,  S 1  and 38C. 

26 .  Once f u l l y  r e s t o r e d ,  Bacon House a n t i c i p a t e s  
r o u t i n e l y  scheduled  luncheons  and even ing  f u n c t i o n s .  For  
luncheons ,  it i s  expec ted  t h a t  few o f  t h e  a t t e n d e e s  would 
d r i v e  and t h a t  p a r k i n g  would be  a v a i l a b l e  a t  c u r b - s i d e  or  i n  
t h e  g a r a g e s .  I n  t h e  even ing ,  t h e  p r o p o r t i o n  o f  d r i v e r s  
would be  h i g h e r ,  e s t i m a t e d  a t  f i f t y  p e r c e n t ,  b u t  t h e  a v a i l -  
a b i l i t y  of p a r k i n g  s p a c e ,  on and o f f - s t r e e t ,  would b e  
g r e a t e r ,  and c l e a r l y  adequa te  t o  hand le  t h e  demand. 

2 7 .  The O f f i c e  o f  P lann ing ,  by memorandum d a t e d  March 
2 1 ,  1 9 8 4 ,  recommended t h a t  t h e  a p p l i c a t i o n  b e  g r a n t e d .  The 
O f f i c e  o f  P lann ing  w a s  o f  t h e  o p i n i o n  t h a t  a p r a c t i c a l  
d i f f i c u l t y  e x i s t e d  i n  r e g a r d  t o  t h e  e x i s t i n g  p h y s i c a l  
c h a r a c t e r i s t i c s  of t h e  p r o p e r t y ,  because  of  t h e  g r e a t  g r a d e  
d i f f e r e n t i a l  between t h e  s t reet  and t h e  s u b j e c t  s i t e .  
A l s o ,  t h e  h i s t o r i c  p r e s e r v a t i o n  covenan t s  i n c r e a s e  t h i s  
p r a c t i c a l  d i f f i c u l t y ,  s i n c e  no a l t e r a t i o n s ,  changes o r  
a d d i t i o n s  are  p o s s i b l e  w i t h o u t  D i s t r i c t  and F e d e r a l  
a p p r o v a l s .  The Board concur s  i n  t h e  O f f i c e  of P lann ing  
r e a s o n i n g  and recommendation. 

28. Advisory Neighborhood Commission 2 A  pas sed  t h e  
f o l l o w i n g  r e s o l u t i o n  on t h e  a p p l i c a t i o n :  

" B e  it r e s o l v e d  t h a t  ANC 2 A  hereby s u p p o r t s  BZA Applica-  
t i o n  N o .  1 4 1 0 8 ,  t o  b e  g r a n t e d  a v a r i a n c e  from t h e  
r equ i r emen t  f o r  six p a r k i n g  s p a c e s .  ANC 2 A  i s  i n  
s u p p o r t  because  t h e  o v e r a l l  p r o j e c t  m e e t s  t h e  h i s t o r i c  
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preservation goal which this AEJC supports and because 
the six spaces in question are not, in this specific 
instance, a significant number. The support is 
conditioned on the property owner obtaining a letter of 
intent for parking in a nearby building. In the 
absence of this contract, ANC 2A neither supports nor 
oppose the application. " 

The Board concurs with the ANC recommendation. 

29. There was no opposition to the application. 

30. The Organization of American States, by letter of 
January 27, 1984, reported that it owns the property on F 
Street immediately to the west of Bacon House and it 
supported the plans for the preservation of the historic 
property. The OAS was of the opinion that the restoration 
of this landmark will be a major contribution to the 
neighborhood and to the city. 

CONCLUSIONS OF LAW AND OPINION: 

Based on the record, the Board concludes that the 
applicant is seeking an area variance, the granting of which 
requires a showing through substantial evidence of a practical 
difficulty upon the owner arising out of some unique or 
exceptional condition of the property such as exceptional 
narrowness, shallowness, shape, topographical conditions. 
The Board further must find that the application will not be 
of substantial detriment to the public good and will not 
substantially impair the intent and purpose of the zone 
plan. The Board concludes that the applicant has met its 
burden of proof. The  applicant's practical difficulties in 
this case stem from the existence of a historic structure 
occupying a large portion of the subject site and the 
difference in grade created by the improvement of the 
street. The only way to comply with the parking requirement 
would be to substantially demolish the garden. Testimony 
evidences that legal parking would still not be provided. 
Existing covenants and the disapproval of this proposal by 
the Historic Preservation Review Board make this plan 
impossible. The Board further concludes that the relief can 
be granted without substantial detriment to the public good 
and will not substantially impair the intent and purpose of 
the zone plan. Accordingly, it is ORDERED that the application 
is GRANTED. 

VOTE: 5-0 (Douglas J. Patton, William F. McIntosh, Charles 
R. Norris, Maybelle T. Bennett and Carrie L. 
Thornhill to grant). 

BY ORDER OF THE D.C.  BOARD OF Z O N I N G  ADJUSTMENT 
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ATTESTED BY: 
STEVEN E .  SHER 
E x e c u t i v e  Director 

F I N A L  DATE O F  ORDER: JUN 27  1984 

UNDER SUB-SECTION 8 2 0 4 . 3  O F  THE ZONING REGULATIONS, "NO 
D E C I S I O N  OR ORDER O F  THE BOARD SHALL TAKE E F F E C T  U N T I L  TEN 
DAYS AFTER HAVING BECOME F I N A L  PURSUANT T O  THE SUPPLEMENTAL 
RULES O F  P R A C T I C E  AND PROCEDURE BEFORE THE BOARD O F  ZONING 
ADJUSTMENT. 'I 

T H I S  ORDER O F  THE BOARD I S  VALID FOR A P E R I O D  O F  S I X  MONTHS 
AFTER THE E F F E C T I V E  DATE O F  T H I S  ORDER, UNLESS W I T H I N  SUCH 
P E R I O D  AN A P P L I C A T I O N  FOR A B U I L D I N G  PERMIT OR C E R T I F I C A T E  
O F  OCCUPANCY I S  F I L E D  WITH THE DEPARTMENT O F  CONSUMER AND 
REGULATORY A F F A I R S .  

14108order/LJP7 


